
 

 

MEMPHIS AND SHELBY COUNTY OFFICE OF PLANNING AND DEVELOPMENT 

STAFF REPORT    #17 

                                                MAJOR MODIFICATIOM 

 
CASE NUMBER:  PD 07-301 LUCB MEETING: September 10, 2015 
DEVELOPMENT NAME: Jackson Avenue Open Air Community Market P.D. 

LOCATION: 4010 Jackson Avenue:  northwest side of Jackson 

Avenue, 479.8 feet to south line of Brighton Road 

South   

CITY COUNCIL DISTRICT: 7 SUPER DISTRICT: 9 

OWNER OF RECORD:  Anthony Joseph Campos Sy Revocable Trust 

APPLICANT: Anthony Joseph Campos Sy Revocable Trust 

REPRESENTATIVE: Neeraj Kumar, Design Group  

REQUEST: Major modification to an existing planned 

development for an open air market to rephase the 

development; extend the hours of operation to 

midnight on Friday and Saturday nights and add 

other uses/componenst to the recorded concept or 

outline plan 

AREA: 27.248 Acres   

EXISTING LAND USE & ZONING: Existing open air market in the Residential Urban 

(RU-3) and Residential Urban Floodplain [RU-

3(FP)] Districts. 

 

 

OFFICE OF PLANNING AND DEVELOPMENT RECOMMENDATION: 
Rejection 

 

 

Staff Writer:  Marion Jones  Email Address: marion.jones@memphistn.gov 

 

 

 

 

 

 

 

 

 

CONCLUSIONS: 
The applicant is proposing a more intense, one phase development plan with minimal 

information and without a set of revised conditions.   The site does not meet the approved 

conditions for permanent restroom facilities and site improvement within Phase I required on the 

recorded outline plan and final plan for Phase I.  In addition, the site’s close proximity to the 

existing single-family residential development to the north is another consideration for staff’s 

recommendation of rejection   

mailto:marion.jones@memphistn.gov
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Aerial Photograph with Zoning  

 

 
SURROUNDING LAND USES AND ZONING 

 

North: Single–family houses in the Residential Single-Family (R-6) District and vacant land in the 

Conservation Agriculture (CA) and Conservation Agriculture Floodplain [CA(FP)] Districts. 

South: Commercial uses along the Jackson Avenue frontage in the Commercial Mixed Use (CMU-3) 

District and an automobile savage yard in the Conservation Agriculture Floodplain [CMU-3 (FP)], 

Commercial Mixed Use Floodplain [CMU-3(FP)] and  Residential Urban Floodplain [RU-3(FP)] 

Districts.  

East: Retails sales and a laundry mat in the commercial center abutting the site, vehicle repair and sales 

and retail sales across Jackson Avenue in the Commercial Mixed Use (CMU-3) District. 

West: Vacant land in the Residential Urban (RU-3) District.

Site 

 

Site 
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Vicinity Map 

 

Google Picture 
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Site Plan: 
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Site Concept Drawings 

 

 
 

 
View from Main Gate 
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Food Vendors 

 

 
Vendor Sales 
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Children’s Entertainment Venues 

 

 
Sports Venues 
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Photographs of the Site 
 

 
Main Entrance to Jackson Avenue Open Air Market 

 

 
Fencing and former multi-family foundations to be used for parking 
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Barricades along the main drive and former multi-family foundations with fencing  

 

 
Looking west along the main entrance 
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Looking further west toward the house arena area 

 

 
Landscaping where the main drive splits near the horse arena area  
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RV and trailer onsite near northern property line 

 

 
Storage area to the north of the main drive near the entrance. 
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Flea Market Office in the commercial area adjacent to the open air market 

 

 
Food truck located in the rear of the commercial center 
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Legal Description of the Property          
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STAFF ANALYSIS 
 

 The site is located at 4010 Jackson Avenue in the Jackson Planning District.  The 

Jackson Avenue frontage on the west side from Chelsea Avenue to Brighton Road is 

zoned primarily Commercial Mixed Use (CMU-3) Residential zoning districts are 

generally located to the rear of the commercial zoning.  The east side of Jackson Avenue 

contains  a mixture of Employment (EMP) zoning at the intersection of Chelsea and 

Jackson Avenue that transitions to Commercial Mixed Use (CMU-3) District with a 

pocket of Urban Residential (RU-3) zoning.  The RU-3 zoning on the east side transitions 

to Office General (O-G) District across from the subject site with residential zoning 

located to the rear of the commercial and office zoning.  

 

 4010 Jackson Avenue is located on the northwest side of Jackson Avenue 

approximately 480 feet south of Brighton Road South.  The subject site is composed of 

two separate parcels, 062021 00033 and 08043 00014 totaling 27.428 acres. There are 

two point of access into the site.  The first pint of access is adjacent to the concrete lined 

drainage ditch and the second point of access is a paved driveway adjacent to the existing 

commercial center.  Beyond the entrance gates near the rear of the retail center, the road 

is unpaved.  There appears to be some landscaping in place as well as equipment and 

supplies associated with past operations on the site.  There appeared to be a person living 

on site in a recreational vehicle to care for the property.   

 

Request 

The applicant is requesting a major modification to the approved planned development 

for the Jackson Avenue Open Area Community Market in order to make the following 

changes: 

 

1. Expand Phase One from the original approval to include the entire site as one 

phase of development with improvements and expansion ongoing as the business 

commences operation; 

2. Add covered canopy areas for vendor sales on the south side of the main drive; 

3. Add two metal buildings for office/restrooms and equipment storage by the owner 

(no mini-storage uses are proposed at this time); 

4. Add entertainment elements to the open air market conditions including the 

following:  ferris wheel, kids rides/merry-go-round, soccer/lacrosse field, horse 

arena, petting zoo; 

5. Add auction sales as a component of the market operations (in the public 

assembly area);and 

6. Extend the operation hours until midnight on Friday and Saturday nights. 

 

 The applicant’s representative indicated Traders Village 

(http://tradersvillage.com) in Dallas/Fort Worth, Houston and San Antonio is the 

development model for the development of this site.  

 

 The Traders Village in Dallas/Fort Worth is sited on 120 acres and is home to 

http://tradersvillage.com/
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more than 3,500 dealers every weekend; 

 The Traders Village located in Houston contains over 105 acres and serves 

approximately 2,000 vendors every weekend; and 

 The San Antonio Traders Village contains over 100 acres and serves more than 

1,000 vendors every weekend.  All of the Trader Villages provide shopping, rides 

RV parks, vendors and food service with the appropriate sanitary and trash 

facilities onsite.  

 The Jackson Avenue Open Air Community Market contains 27.428 acres and 

serves approximately 400 vendors (Memphis.com).   

 

 The site was formerly developed as a multi-family residential site, the former 

Yorktown Apartments.  The placement of uses on the site plan proposes to use the 

foundation pads of the multi-family housing previously on the site.  The open air 

community market will be a seasonal use (as weather permits).  Several of the proposed 

uses will be day only activities such as the soccer/lacrosse field (that will not be lighted), 

the horse arena, and the petting zoo and stables.  

  

This item was discussed at the Unified Development Code Technical Review Committee 

Meeting on August 26, 2015, and the revised plan is submitted for Land Use Control 

Board action.   

 

History 

Initial Request 

The Memphis and Shelby County Land Use Control Board heard the initial 

planned development request on March 8, 2007.  Two paragraphs of particular 

importance are provided below that address the site  in terms of primary use, size and 

mitigation of uses adjacent to the residential properties to the north along Brighton Road. 

 

     The applicant’s operation also involves being the primary host in 

order to lease space and provide a stationary outdoor location to individual 

vendors.  The facility would provide space for both retail goods sold at a 

flea market and produce sales sold at a farmers market.  Although the 

apartment buildings have been removed from the site, the foundation pads 

remain and will be utilized for the construction of covered vendor 

stalls….The size and scale of outdoor sales shall be limited to the canopy 

and concrete foundations and not allowed to spill out into parking and 

open spaces.  The parking for all vendors vehicle should be placed at the 

rear of the site with a special parking area designated for large trucks.  In 

order to maintain the proposed open air feel of the facility no parking of 

vehicles under the canopy or within the market area should be allowed… 

  

 The site plan also provides a small park along the north line of the 

site that will include an office for the owner/manager and public restrooms 

for customers.  By placing the park and the mini storage use along the 

northern property line and the more intense outdoor market stalls closer to 
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the south property line, the applicant has tried to mitigate the impact this 

type of use could have on the adjacent residential homes.  The closest 

outdoor stall will be approximately 180 to 190 feet away from the homes.  

This distance should lessen the amount of noise, sound, and smell that 

could impact the homes. 

 

The Memphis City Council approved the Jackson Avenue Open Air Community Market 

Planned Development on April 24, 2007. 

 

 
 

Correspondence Items 

 The first correspondence item was heard and approved the Land Use Control 

Board on August 14, 2008.  The applicant, Joseph Sy, requested to “modify the boundary 

for Phase I to exclude the office/restroom facility and park area to the north” and “expand 

the boundary of the planned development on the west side of the proposed boulevard to 

add the office/restroom facility in the existing building (flea market office) that is 

offsite.”  A part of the approval required “Landscaping along the north property line as 

required by the outline Plan Condition IV.E. shall be installed and maintained prior to 

issuing building permit for Phase I Final Plat.” 
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 The second correspondence item was heard by the Land Use Control Board on 

February 11, 2010.  The staff report states: 

 

 The applicant (Forty Ten Jackson Holdings, LLC) is requesting a 

downsizing of Phase I in order to operate a smaller version of an outdoor 

flea market than was originally planned.  Phase I as currently recorded 

contains 9.8 acres including 13 display areas (148 vendor booths) and 306 

parking spaces.  It also includes various site improvements, most notably 

the construction of a restroom, a boulevard entrance, and perimeter 

landscaping along the northern property line.  In reality, most of these 

improvements were only partially or never constructed.  The property 

owner has attempted to operate an outdoor flea market here, but was 

correctly cited by the Office of Construction Code Enforcement for 

operating the facility without the requested facility improvements.   The 

applicant readily admits the improvements were not completed because of 

financial difficulties, so this application is to authorize a much smaller 

outdoor flea market operation on 2.24 acres utilizing existing paved 

parking (43 spaces) and 20 to 28 vendor booths.” 

 

The Land Use Control Board approved the request subject to 4 conditions.  Condition  

One required “Permanent restroom facilities shall be provided within Phase I and 

illustrated on the final plat.”   Condition Three stated “Any music played during the 

outdoor sales events shall be limited to Saturday and Sunday only from 12 p.m. to 7 p.m.  

The maximum noise level for the music is limited to 60 decibels.”   

 

 The applicant was instructed to submit the Outline Plan and Final Plat for re-



Staff Report September 10, 2015 

PD 07-301  Page 18 

 
 
recording.  

 

 
Phasing plan approved on February 11, 2010. 

 

Recorded Plats 

 Outline plan recorded on October 10, 2007 in Plat Book 235, Page 38  

 Phase I Final Plat recorded on February 5, 2009 in Plat Book 241, Page 44. 

 Phase I Final Plat re-recorded on April 29, 2010 in Plat book 245, Page 23.  

 

Conclusions 

 The applicant, Anthony Joseph Campos Sy Revocable Trust, is requesting an 

expansion of the entitlement from a neighborhood scale flea market and farmers market 

with mini-storage as originally approved by the Memphis City Council on April 24, 

2007, into a more intense, regional use with additional activities and extended weekend 

hours of operation.  The specific details of the expansion do not appear to be well –

defined and articulated in the application /letter of intent.  A set of revised conditions was 

not submitted to address the additional uses and their operation, and any modifications 

required to the existing conditions.  The permanent restroom facilities and trash 

receptacles have not been installed and site improvement made as required by the 

Memphis and Shelby County Land Use Control Board’s approval on February 11, 2010.    

Limited restroom facilities are available in the flea market office on the adjacent parcel 

owned by Mr. Sy and portable restroom facilities appeared to be available onsite.  The 

more intense uses, one phase development plan coupled with the lack of detail and lack 

of adherence to the previously approved conditions and close proximity to single-family 

residential to the north form the basis of the staff’s recommendation of rejection.  OPD 
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Staff is looking to see the parcel improved with value added improvements that will 

enhance the site as well as activities and hours of operation that will not adversely impact 

the adjacent neighborhood to the north. 

 OPD Staff would recommend the applicant provide the previously approved 

requirements to the site before requesting an expansion of the planned development.  Any 

expansion of uses should take into consideration the impact to the adjacent neighborhood 

in terms of hours of operation, noise, smell, screening and the location and combined 

intensity of uses.  Any future application needs to provide a set of revised conditions and 

a site plan to address the above mentioned concerns.  

 

RECOMMENDATION:  REJECTION 

 

GENERAL INFORMATION 

 

Zoning Atlas Page: 1935 and 1940 

 

Parcel ID: 062021 00033 and 08043 00014 

 

Census Tract: 89 

 

Roadway Frontages: Approximately 84 feet on Jackson Avenue along the southern 

 property line- and 150 feet along Jackson Avenue at the main 

 entrance to the site 

  

DEPARTMENTAL COMMENTS 

 

The following comments were provided by agencies to which this application was 

referred: 

 

City Engineer:   No comment on this item. 

 

City Fire Division: No comment. 

 

Shelby County Health Department:  No comments by Water Quality &  

       Septic Tank Program. 

 

Shelby County Schools:    No comments received. 

 

Construction Code Enforcement: No comments received. 

 

Memphis Light, Gas and Water: No comments received, but typical 

requirements are listed below.  

   

         Street Names:  It is the responsibility of the owner/applicant to contact MLGW–Address 

Assignment @ 729-8628 and submit proposed street names for review and approval.  
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Please use the following link to the MLGW Land & Mapping website for Street Naming 

Guidelines and the Online Street Name Search: 

http://www.mlgw.com/builders/landandmapping 

         It is the responsibility of the owner/applicant to identify any utility easements, whether 

dedicated or prescriptive (electric, gas, water, CATV, telephone, sewer, drainage, etc.), which 

may encumber the subject property, including underground and overhead facilities.   

         No permanent structures will be allowed within any utility easements, without prior 

MLGW approval. 

         It is the responsibility of the owner/applicant to contact TN-1-CALL @ 1.800.351.1111, 

before digging, and to determine the location of any underground utilities including electric, 

gas, water, CATV, telephone, etc. 

         It is the responsibility of the owner/applicant to pay the cost of any work performed 

by MLGW to install, remove or relocate any facilities to accommodate the proposed 

development.  

         It is the responsibility of the owner/applicant to comply with the National Electric Safety 

Code (NESC) and maintain minimum horizontal/vertical clearances between existing 

overhead electric facilities and any proposed structures.  

         It is the responsibility of the owner/applicant to comply with Memphis/Shelby 

County Zoning Ordinance - Landscape and Screening Regulations.   

         Street Trees are prohibited, subject to the review and approval of the landscape plan by 

MLGW Engineering.  It is the responsibility of the owner/applicant to submit a detailed 

landscape plan to MLGW Engineering.   

         Landscaping is prohibited within any MLGW utility easement without prior MLGW 

approval.   

 

         It is the responsibility of the owner/applicant to submit a detailed plan to MLGW 

Engineering for the purposes of determining the availability and capacity of existing utility 

services to serve any proposed or future development(s).  Application for utility service is 

necessary before plats can be recorded.   

o   All residential developers must contact MLGW's Residential Engineer at Builder 

Services: (901) 729-8675 to initiate the utility application process.   

o   All commercial developers must contact MLGW's Builder Services line at 729-8630 

(select option 2) to initiate the utility application process.   

         It is the responsibility of the owner/applicant to pay the cost of any utility system 

improvements necessary to serve the proposed development with electric, gas or water 

utilities. 

 

Address Assignment:      Existing street names are good. 

 

AT&T/Bell South: No comments received. 

 

OPD Staff received two emails of opposition. 

 

On Aug 13, 2015, at 9:02 PM, "Mjgmemauve@aol.com" <Mjgmemauve@aol.com> 

wrote: 

 PD07-301: WELLS STA: change to approved site plan and conditions of open air market 

at 4010 Jackson. Staff Planner: Marion Jones 

http://www.mlgw.com/builders/landandmapping
mailto:Mjgmemauve@aol.com
mailto:Mjgmemauve@aol.com
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My opinion, 

This part of town is bad enough w/ adding flea markets like the one where the Bowling 

Ally was on Summer..  It ruins a neighborhood. 

Memphis needs less of these. .Trash breeds crime!   The people and Police ran them out 

of South Memphis for selling stolen goods and now attempting to  moving in this area.    

  

Open air Market is Flea Market with a new name. same people and trash, eyesores.    

Mauve 

 

Dear Sirs: 

I am writing on behalf of my Husband and I.  We live at 3797 Brighton Rd S.   I have 

lived in this house since 1975, almost 40 years.  In the last 14 years we have seen a 

decline in our property values and the residents as well.   We are totally against this new 

venture that will connect to our back fence.  This, Mr. Sy, has tried this a few years back 

with no success.  He had a rodeo; one with an escaping bull, also loud music that shook 

our windows, police were called by several neighbors and numerous times. For weeks he 

has had the fire hydrant outside our house linked with a fire house running down curb and 

to the back of 2011 Brookline onto his property in the back.  My fear was, what if our 

house caught fire.  What would the firemen have to do to put our house out?  Did he have 

permit to tie this hydrant up for his own personal use?  I guess it was for concrete work.  

On 9-1 a fire truck was out trying to replace fire plug.  It is now missing.  Not sure of this 

outcome.    

Mr. Sy has already started work back there and not sure if permitted.  They have earth 

moving equipment, house trailers, camping trailers and various types of vehicles on site 

now.  We will be attending the Public Meeting on September 10 at 10 am.    

 
Denise Pittman|Executive Secretary 

 

Thank you Mr. Jones.  I meant to also include that on Mr. Sy’s application he states 

address in Las Vegas.  He in fact lives on Brighton Rd South and is the landlord on many 

of the properties on our street and many others in area.   He has also spoken racial slurs to 

a Black neighbor of ours in regards to his two large German Shepherds in his yard that he 

leaves gate open.  He said “you people need to just go on”  She was upset and carries a 

big stick as she walks down the street in fear he will let dogs out.   

 

Second email from Denise Pittman  
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Application 
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Letter of Intent  
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Site Plan 
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Vicinity Map without Names 
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Deed 
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